Analysis of consequences of introducing land value taxation in one of the zachodniopomorskie voivodeship municipality was presented. There has been property evaluation conducted along with current land tax charges estimation. Effects of tax system reorganization were presented with emphasis on commune's budget income changes and single plots tax ballast changes.
Introduction
As local government entities, municipalities are obliged to carry out specific tasks. In the vast majority of cases, these tasks require funding. One of the sources of funding are the revenues derived from local taxes and charges. In turn, one of such taxes is a tax on real estate. Since the Polish entry onto the path of free market economy, there have been voices, projects and legal provisions reforming the taxation of real estate. This reform would include the replacement of the current property tax with an ad valorem property tax. The tax would be levied on the cadastral value of the property. The current tax is based on the square area of the property as the base of the real estate tax. Taxation of the value of property raises a huge concern about the excessive tax burden on property owners. Returning from time to time, however, the discussion does not change the fact that the introduction of ad valorem taxation seems to be, in the short or long term, a foregone conclusion. In the European Union, with a long and unbroken tradition of the property, this system works and does not arouse much controversy. It is believed that the current system of taxes on property, including real estate tax system (taxes from real property, agriculture and forestry) does not meet the requirements of market economy. The weakness of this system contributes to the financial difficulties of local government entities. These taxes do not carry out other than fiscal functions in Poland.
They are not used as an instrument of rational land use policy 1 . Taking into account the low public awareness about the taxation of property value, the key seems to be shedding more light on the subject, as well as conducting studies aimed at outlining the potential impact of changes in the system of property taxation.
Introduction of ad valorem property tax, and determining its rate, is very debatable and ambiguous. Hence, the idea to simulate the introduction of ad valorem property tax and formation of its rates in the context of the municipal budget and property owners. The decision as on the amount of ad valorem property tax will result in a range of effects. This may lead to an increase or decrease in income of municipalities in comparison with the current situation. Before deciding on the amount of ad valorem property tax there should be an analysis that will determine the effects of ad valorem property tax rates both for municipalities and taxpayers -owners of the property. It should also be taken into account that maintenance of the cadastral system will be more expensive than the current system-wide solutions. It is said that the introduction of ad valorem property tax can improve public finances by creating a stable and efficient source of public revenue 2 . It is also noted that thanks to the reform of property taxation, local governments will obtain funds for the projects which were rested on them as a result of the administrative reform 3 .
Taxation of property value occurs primarily in countries with centuries-old traditions of respect for property rights and seems to be a more appropriate and fair mechanism for property taxation. Its introduction in Poland will lead to many difficult, sensitive and socially costly projects, even such as the construction of the property cadastre and the associated valuation of property existing in Poland. Initially, the introduction of such a tax may be associated with an increase in the tax burden of the population. There is therefore a need to develop and smoothly introduce procedures of determining and collecting the tax and its further functioning in the Polish socio-economic reality.
The most important issue is to establish the tax rates, which must on the one hand provide funds to municipalities in amounts not less than the present funding and yet not be too onerous for taxpayers. It is impossible to experiment with the amount of ad valorem property tax rates. Thorough study should be conducted, during which the municipality is to examine the revenue and fiscal burden on legal and natural persons -owners of the property. The study is intended to approximate the financial effects of changes understood as changes of the tax burden and revenue for the municipal budgets. This study will assess whether the reform of property tax actually brings together such a change as dramatic as what its opponents are actually afraid of, and whether there is a chance for positive effects of the replacement of property tax, the existence of which requires significant changes in the distribution of tax burdens.
Property tax
Property tax is a local tax which forms part of the income of municipalities and is shaped by the municipal bodies, albeit within limits stipulated by law. This tax is a local tax for several reasons:
 it is closely related to the area on which it is levied,  it has a relatively simple tax structure, which makes it a model of tax appropriate to the nature and essence of local taxes,  there is a very close link between the purpose of real estate, the way it is used and the tasks of local authorities.
Taking into account the ability of the local authorities to influence real estate management through these taxes, property taxes should be granted special importance in the system of local taxes. The tax is calculated on the basis of:
 for the land -the land surface,  for buildings or their parts -usable building space.
 for structures or their parts involved in running a business -the value referred to in the provisions on income tax, as determined as of January 1 of the fiscal year, which is the basis for calculating depreciation in that year without depreciation expenses and for fully depreciated structures -their value as of 1 January of the year of the most recent depreciation expense.
Ad valorem property tax
Ad valorem property tax is a tax levied ad valorem, or on the value, in this case the value of the property. Taxation of property value is used in many Western European countries, but also in countries such as Canada and the USA, or some Asian countries. This tax is considered more fair than taxes charged on the size of the floor area of the property. The assumption is that the tax is to induce more efficient management of real estate. In most countries where the ad valorem property tax is used, revenues from this tax form the income of local government entities.
It should be noted that the concept of greater justice of the ad valorem property tax raises a lot of controversy and discussion. On the one hand, the purpose of tax on value is for valuable property, i.e. property of high value, to be possessed and managed by persons who have adequate financial resources for these purposes. Ad valorem property tax is thus to prevent a situation in which valuable property located in an attractive location would be acquired by a person not taking proper care of the property, not having the financial means to keep it well-maintained and invest in the property, which would further the deterioration of the quality of public space. Possession of property by persons who have the adequate financial resources would lead to the harmonization of development and greater intensity of investment and efficient use of the property. All this apparently seems to be reasonable and economically justified. On the other hand, however, this does not take into account the specific situation in a post-communist country like Poland. The concept of and respect for property and value is not deeply rooted in our country. Poles are not a wealthy and mobile nation. Introduction of ad valorem property tax in lieu of taxes charged on the size of floor area of the property would, at least in some cases, increase the tax burden on households, which, for obvious reasons, is objectionable.
Interestingly, the current property taxation arrangements relate to the value of property in an indirect way. The tax rates vary depending on whether the property is used by businesses or natural persons, and thus in some sense take into account the revenue generated by the property. Also, agricultural and forestry taxes take into account in their design some elements of value, as their amount is dependent on the potential revenue from the sale of grain or wood.
The introduction of value as the tax base would eliminate those peculiar "artificial" values from the tax system. Given the arguments for and against ad valorem property tax, its introduction seems to be reasonable and logical.
The design proposal for an ad valorem property tax in Poland according to the document "Strategy for Poland" is as follows Object of taxation: any property classified by the Civil Code: land, buildings, structures and other constructions erected on the ground and permanently bound with it. For the purposes of ad valorem property tax, non-agricultural and non-forestry real estate will be divided depending on their purpose into property serving economic purposes, serving personal needs (residential or public), and real estate for rent; Tax base: the tax base is a percentage of the value of the property determined in accordance with the provisions of the law on real estate cadastre;
Tax rates: tax rates will vary depending on the type (purpose) of the property. Setting the rates would be left to the municipal council within the limits stipulated by law.
Ministry of Finance assumes that the ad valorem property tax rate should range from 0.1 percent. (residential buildings) to no more than 2 percent (structures involved in running a business) of the property value per year.
Land valuation
An essential element in the process of tax assessment is to determine the cadastral 
where: 
It is stressed that the originality of the presented model lies in the fact that some parameters are estimated, and some calibrated. The investigation of the market value in this model is a two-step process: Table 2 contains selected measures of structure of the total market value of parcels of land. The lowest value was characteristic of the plots of a very small area and bad shape located in the complexes of plots used for commercial purposes. In turn, commercial parcels within the Przecław area were worth over one million PLN. It may be noted that the Przecław precinct is the most urbanized area in the Kołbaskowo municipality. 
Current tax burden
The decision-making model outlined in the current paper is based on the comparison of the economic situation, both in terms of the municipal budget and tax burdens of individual parcels of land before and after the introduction of ad valorem property tax. The amounts charged on each parcel of land was calculated using the tax rates specified in Resolution No.
X/111/07 of the Kołbaskowo Municipal Council of 19 November 2007 on determining the property tax rates. The tax base was the area expressed in square meters. Table 3 
Statistical analysis of the effects of introducing the ad valorem property tax
From the point of view of the municipal budget, a very important question is whether the introduction of ad valorem property tax will lead to an increase or decrease in revenue for the municipal budget. Figure 1 compares the calculated aggregated revenues from the municipal property tax and ad valorem property tax depending on the rate expressed as percentages of value. The data presented in the figure shows that for the conditions adopted in the study, it is not justified, in terms of revenue for the municipal budget, to adopt an ad valorem property tax rate lower than 0.6% of property value. Of course, this is a flat rate for all land parcels which in the existing conditions are subject to property tax. Only above the 0.6% level will the municipality gain more financial resources than under the current arrangement. Taking also into account that the taxation of value would require more funding than the taxation of area, it must be assumed that the ad valorem property tax rate should be set so that the proceeds of both taxes are not equivalent, but calculated so that the municipality gains more revenue than it currently has. Another issue raised in the discussions on the introduction of ad valorem property tax is the view which says that the introduction of ad valorem property tax will lead to a sharp increase in tax burden on all property owners. The study shows that this view is not entirely legitimate. Figure 2 shows the structure of the increases and decreases of the tax burden caused by the replacement of property tax with ad valorem property tax. As is apparent from the data, with a very low rate of ad valorem property tax, there would be a situation in which owners of all the analyzed land would pay less tax than at present. However, as already mentioned, such low rates are not acceptable from the point of view of the municipal budget.
Analysing the rates guaranteeing higher than the current municipal budget revenues, it can be concluded that at levels of 0.6-0.7%, around 60% of the parcels would be burdened with a higher amount than today. This means that 40% of the owners of parcels would be obliged to pay smaller amounts for the benefit of the municipal budget than today. Moreover, even adoption of very high rates, around the upper limits adopted in the study, would not lead to a higher tax burden on all owners of parcels. In light of these results, stating that the view which speaks of "global" increase in the tax burden is not justified. Although tax burdens are simulated and not real, it does not change the fact that these results give a view of increases and decreases in tax burden caused by the reform of property taxation. The argument that somehow goes hand in hand with the voice of the general increase in the tax burden is the scale of this growth. Opinions can be found that the increase in the tax burden will be gigantic. Also in this issue, the results of the study can produce a slightly different outlook. Figure 3 presents the data showing how many times more and how many times less than currently the owners of land which at a given rate of ad valorem property tax would carry the heaviest and the lightest burden in comparison to the current tax burdens adopted in the study would have to pay into the municipal budget. Results were presented from the first rate for which both increases and decreases in the tax burden were recorded. In case of the rate leveling ad valorem property tax revenue with the current revenue from the property tax, it can be seen that the maximum recorded increase in the tax burden was 79%
(1.79 times). At the other extreme, at a rate of 0.6%, a maximum decrease in the tax burden of 86% (7.14 fold decrease) was recorded. Until the level of ad valorem property tax rate of 1.1%, the maximum decreases were greater than the maximum increases. In light of these results, the assertion of many-fold higher tax burden also is unconfirmed. Obviously, assuming adoption of a reasonable rate of ad valorem property tax. The argument that the reform of property taxation will change nothing in the structure of the tax burden can also be refuted. This will be the abolition of one tax, and introduction of another tax in its place. However, taxpayers will bear the cost of reform. Figure 4 shows the percentages of plots of low, 10-percent difference between the current real estate tax burden and the burden carried by the ad valorem property tax. It seems reasonable to say that if the reform should bring about the intended or otherwise effects, there must be a substantial shift in tax burden. Change in the taxation system will make little difference, if after that change the persons paying low taxes should continue to pay little and a high tax burden would also still be levied on the same land as today. As is apparent from the data illustrated in Figure 4 , the maximum percentage of plots with similar tax burden amounted to 30%. This means that over 70% of plots of land would be burdened by an amount significantly different from the present amount, without distinguishing whether that amount would be higher or lower. Given the rate of "balance", i.e. 0.6%, the percentage of a lack of significant change in burden is just under 10%. A conclusion can be drawn that such tax reform would not be just a simple replacement of one tax by another. 
Conclusions
Ad valorem property tax is a concept that is likely to attract a lot of excitement around, and which has accumulated a lot of myths and beliefs that are not always hooked in reality.
This study has undertaken the attempt to quantify the selected effects of introducing ad valorem property tax for land located in a sample municipality. The reform of the taxation of value has been viewed through the prism of the height of a possible rate of ad valorem property tax. It should be strongly emphasized that the specified ad valorem property tax rates and the accompanying effects are closely related to the assumptions regarding the current tax burden and land value adopted in the present study. They should not be treated in an arbitrary and conclusive manner. However, that study brings an element of reality, as it was carried out based on the greatest possible share of actual data. Valuation was based on recorded market transactions, and the current tax burden was based on the municipal council resolution regarding property tax rates. The conducted analysis shows that the replacement of the current property tax with ad valorem property tax does not necessarily lead to an increase in the tax burden on all subjects of taxation. What is more, the maximum tax increases do not reach, at a reasonable rate adopted, abnormally high levels. However, the scale of recorded maximum decreases in tax burden is higher than the scale of maximum increases. The chances of occurrence of changes in the tax burden were also examined. This aspect of the study indicates that the vast majority of taxpayers would pay a different amount in plus or in minus from the current rates. This suggests that the ad valorem property tax would not only be a new designation of property tax, but could fuel the growth of efficiency in management of real estate or, on a wider scale, management of the surrounding space. 2 Brzeski, Frenzen (1999) .
3 Pietraszko (2003) . 
